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(i) 
INTRODUCTION 
The purpose of this report is to set forth recommended future land use 
which may be used in the London Area Transportation Study. So that 
this may be more readily comprehended, the report includes a summary 
of the basic studies and assumptions that were used to arrive at the 
land use as well as a discussion of the alternatives that presented 
themselves during our work. The fuller details of these studies, the 
statistical bases and the variaus projections have been the subject of 
previous reports which have been presented to the City and the 
Traffic Consultants, A.D. Margison and Associates Limited. 
The preport outlines the present conditions in the city that have a 
bearing on the study setting the present picture as a basis for future 
development. Projections of population and employment are discussed 
in terms of growth patterns that expansion will lead to and these are 
translated into the amount of land required to accommodate the growth. 
The bulk of the report goes on to deal with the various areas that can 
be considered for development. These are discussed briefly in turn and 
the most feasible areas are then examined in more detail. Finally those 
areas that appear most desirable from an overall servicing, transportation 
and land use point of view are selected and discussed. 
The report represents the completion of Phase II of the Appraisal of 


work for the land use aspects of the transportation study. 
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(ii) 


The results of our studies on population growth and future population 
density indicate that urban expansion will occur beyond the present 
boundaries of the City within the time period covered by the 
Transportation Study. While substantial pressures for urbanization 
outside the boundaries do not yet appear imminent, they appear likely 
before 1983 and may well occur in the 1970's, Itis therefore, necessary 
for us to consider the implications of this growth and the possibilities of 
where it may occur since the formulation of a road and servicing network 


is profoundly affected by the direction that expansion may take, 


Although obvious, it bears repeating, that decisions made now about 
roads and other public works that will still be in existence in 1983 will 
have a determining effect on the development taking place at that time. 
In order that this development may be satisfactorily organized, the 


factors underlying these decisions must be examined in this study. 


The fundamental object of the study is to see how the projected popu- 
lation may be fitted into the study area in the most desirable way. 
Desirable from the voint of view not only of economic efficiency for 
expenditures by the public and private sectors, but also, and more 


important, of creating an environment for more pleasant living. 


The present pattern of land use appears likely to be maintained in the 


foreseeable future. Some redevelopment may be expected around the 
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(iii) 


downtown area and in the older sections but major changes in use are not 
expected from this. Growth into new areas will continue outwards from 
the present urbanized area with the random concentric pattern of the last 
fifteen years giving way to more positive directions south and northeast, 
Industrial expansion will continue with the principal areas of new develop- 
ment lying to the south, attracted by Highway 401, and to the east as an 


intensification and extension of the present industrial area, 


A nationally changing employment picture with proportionately less people 
working in industry but more to be found in retail and service will be 
strongly reflected in London which is already more a service centre than 
an industrial one, VW/ith the interest expressed in the downtown area this 
change will lead to significantly more employment in the Central Business 
District and this, together with the industrial areas previously referred 

to, will be the main locations of jobs in the City. This does not suggest 
that the industrial growth of London will not be substantial, merely that 
past trends in respect to the City's role as a regional centre will not 
likely decrease, Densities of residential development appear likely to 
remain fairly well as they are now over the area as a whole. The demand 
for single family housing is very strong and, while there is also a demand 
for apartments in the central parts of the City and along major roads and 
for medium density multiple family accommodation in other areas, no major 


shift to higher density living is in prospect, 
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(iv) 


Critical to the future growth of the City will be the provision of municipal 
sanitary and storm sewers, There are significant differences in the 
feasibility of providing sewer systems in different parts of the City and 
the choice involved will exert a major control over the direction of growth. 
An examination of the key factors involved indicates that present 
committmenis by the City mean that growth outside the boundaries should 
initially be in the Stoney Creek Watershed and Central part of the 
Dingman Creek Watershed, Following this comes the choice for further 
growth in either the West part of the Dingman Creek Watershed or the 
Thames River and Waubano Creek Area. Studies conducted by ourselves 
on land use and servicing questions and by A.D. Margison and Associates 
Limited on traffic indicate overwhelming advantages for the Thames River 
and Waubano Creek Area, Itis, therefore, recommended that this area 


be envisaged for future growth of the City, 
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(1) 
EXISTING FRAMEWORK 


1, Present Land Use 


The growth of London has basically followed a concentric pattern spreading 
out in all directions from the original site east of the Thames forks which 

is now the Central Business District. Since the end of World War II 
expansion has been rapid. In the immediate post-war years this expansion 
was ina spoke-like fashion along major roads such as Dundas Street 
(eastwards), Wellington Road (southwards), and Riverside and Springbank 
Drive (westwards). By the middle 1950's infilling was taking place between 
these spokes anda slight east-west elongation of the City was evident. 
The concentric growth pattern continues at the present time on an 

increasing scale. While this generally continues in all directions, a 
definite bulge has now become apparent southwards along Wellington Road 
between Commissioners Road and Highway 401. At the present time 
proposed plans of subdivision indicate trends to the northern, northwestern 
and southern sectors of the City. In addition to the direction of growth, 
there have also been recent changes in the type of growth occurring. The 
provision of more multiple family accommodation has become evident since 
1960 and this has been associated with a trend away from small subdivisions 


towards more large~scale comprehensive developmenis. 


Industrial development (Plate 1) is presently concentrated in the older 
parts of the City along the railroads; the C.N.R. and C.P.R. main lines 
and the London and Port Stanley Railway. Newer areas are found at the 


eastern end of the City towards the airport and in the south adjacent to 
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(2) 


Highway 401. Commercial development is strongly concentrated in the Central 
Business District but also radiates outwards in the ribbons along major roads 
such as Dundas Street, Hamilton Road, Wellington Road -VYharncliffe Road, 
Springbanx Drive and Adelaide Street. ‘Several large modern shopping centres 
have also ceveloped notably in the vicinity of Wellington Street and Highway 
401 on west Oxford Street and at Huron Street and Highbury Crescent. 
Institutional uses are numerous and not concentrated in any one part of the 
City. Considerable open space exists along the Thames River where two 

major parks,the Fanshawe Conservation Area and Springbank Park, are located. 
Numeérous other smaller parks exist throughout the City. Residential development 
fills the r<cinainder of the urbanized part of the City. Although this comprises 
predominantly single family homes, .an appreciable number of apartments are 
found round the central core, eastwards along Dundas Street and on Richmond 


Street near the Thames River. 


The Central Business Vistrict itself has not experienced any great expansion 
in area in the post-war years. Some segragation of uses within the core has 
occurred !+ and the retail and financial function has increased in importance, 
Expansion in the function of the central area has tended to be vertically 

rather than horizontally with the renovation and expansion of existing buildings 
or replacement by taller buildings. Up to now this has largely been on an 
individual basis but the Wellington Square complex may well start a trend to 
more comprehensive redevelopment in which the City itself could play a most 


significant part. 
hoy Phase I Report on Land Use and Planning Aspects, page 67. 
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(3) 
In the remainder of the City redevelopment may be expected in certain 
older sections but this is not expected to change the overall form of 
land use that has been established and which to a considerable extent 


determines the future land use pattern, 


2. sewage Disposal and Water Supply 

Water supply does not appear to be a limiting factor for urban expansion 
in the foreseeakie future. With the decision to build the pipeline from 
Lake Huron future supplies for the urbanized area appear assured and 
distribution to any area that can be developed presents little difficulty 
provided that development occurs in logical and progressive stages. On 
the other hand, sewage disposal facilities present a number of problems. 
The direction and phasing of future development will certainly be 
determined in large measure by the decisions made on alternatives for 
the expansion of trunk sewers and disposal plants. At present most 
urbanized parts of the City: are served by municipal sanitary sereers 

with which, in the older parts, storm sewers are combined. Problems 
arising from this combination are being alleviated and it is not expected 
that any difficulties for future development will follow from them, 
Although up to now plans of subdivision have been proposed ahead of 
services being available, the form of both the City and the townships 
prior to annexation has been strongly influenced by policy on the provision 
of sewers. This influence is expected to become of greater significance 
to the extent that boundaries for the future urban area are indicated by 


the sewer watersheds. 


21/9/64. 











a 


ee r me 1 Ae a S e Pra pare vi 


nen 
rood | 





ice awviesin ees cA! 
niece’ ° pe) ap ve 4 
ee ites ae 


rast rr say a 


ad vine Siiw itiatiepsaila owt io patos 
4a voaviteristis no obsm amoledoeb ait yd ouregom aprat at 
f20m bueeabin tA |. atesla tsaonetb as erowoe anaes ton 


averse yinsinee Ioql: dLssutee vet bovine ou “tO ad 30. asin 
Mat AL Le aie Hi 


emoldert  bentdinos 16 avewoe mite «he obo ori at r 


ia ity: “taba ee Hel ] 


betpogxe ton el i bana bevatwella nad S15 notsentenen eniy tt 
i) pee NR 






te b be it i a nes ug i Y Ke ott te wOHe 1 hate tain ys 
an Re RI. INAS 
t peer edt bas itch oi sod 20 set oi veldalioe) i esol oe 
Wie ' We ne ue cat aie eM ai 


sleivend edt no tog ye beonetitat theoete hare ¥ Xe 
ea” ik te PN dee Mer v re 






(4) 
3. Population and Employment Densities: 
Considering the urban area as a whole, the overall neighbourhood 
residential density is about 17.3 persons per acre, and the gross 
density for all land uses about 10.7. The density in newer developments 
is noticeably lower than in the older parts of the area and although an 
increasing iuamber of apartments have been built recently, this has not 
been ona scale sufficient to affect the overall figure very much. Present 
trends in apartment development in relation to single family homes do not 


indicate any significant increase in the overall density figure within the 


foreseeable future, 


The average density for industrial employees over the whole city is 23 
persons per acre. Specific densities vary considerably! but there isa 
general trend to lower densities in the newer areas. With the continuing 
replacement of obsolescent industrial buildings by new ones a 


decreasing overall density is to be expected. 


The density for commercial employees averages about 12 persons per 
acre but again specific densities vary considerably“. The density in the 


Central Business District is high and there is a trend to lower densities 


as the distance from the Central Business District increases, 


4, Economic Factors: 
Since 1931 employment in London has grown at an increasing pace. Slow 
from 1931 to 1941, the rate increased from 1941 to 1951 and since 1951 


lPhase I Report on Land Use and Planning Aspects, Page 70 


Zona se I Report on Land Use and Planning Aspects, Page 71 
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(5) 
the growth has been substantial. Prior to 1951 the structure of employ- 
ment changed very little but since then there has been a noteworthy 
decrease in manufacturing compared to an increase in trade anda 
greater increase in service industry. The type of economy in London is 
multi-functional and service rather than basically manufacturing. Itis 
a regional centre of considerable significance for southwestern Ontario, 
important fer communications, finance, and insurance, and in the 
manufacturing field for the food and beverage industries and for 
electrical products. The present industrial structure has held fora 
considerable timc and appears very stable. The City's attractions for 
employment are well established. Itis of sufficient size to provide the 
major amenities of urban living in the way of education, entertainment, 
etc, and is a pleasant place in which to live. Communications with 
other large centres are good and it has a stable labour force. Its 
attraction may be expected to continue in the future particularly as 
regards the service sector. Arecent report by the FANTUS Area Research 
Corp. on the City's industrial and economic potential emphasizes its 


prospects and supports the conclusions made here. 


S. Cormmunity Attitudes: 

The public opinion survey conducted by A.D. Margison & Associates 
Limited and ourselves revealed a number of interesting attitudes in the 
City that are likely to be reflected in future development. While many 


of these were significant, perhaps the most important for the future 
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(6) 
land use pattern of the area were the attitudes that would affect density, 
the growth of the downtown area and the level of municipal and public 


services. 


A dominant preference for single family housing was immediately apparent, 
/ithough a jJoamand for apartments is also evident, this would not appear 
great enough from the survey to indicate any reversal of the preference 
for single homes and thus for any significant increase in the overall 
density. However, some local changes may be expected. In order to 
accommodate the demand, apartment development will undoubtedly 
continue in preferred locations such as proximity to the downtown area 
and along the major roads leading from it. The fact that the provision of 
low-cost rental housing appears to be an important problem in the area 
would speak for higher densities where this is provided. On the other 
hand, although the prime considerations in the purchase of a home is 
cost and availability, neighbourhood appearance was second. With 
rising incomes this latter factor may be expected to be of increasing 
importance with implications for existing high density areas. An 

xample of this would be the demand for more open space than was 
evident in the survey and which would tend to lower these densities 


somewhat. 


For the downtown area it was found that revitalization was not generally 
considered a problem, Moreover, a large majority of people interviewed 


were satisfied with the downtown shopping area and expressed a 
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(7) 
preference for wishing to shop downtown rather than in a large suburban 
shopping centre, The only major criticism levelled was the low rating 
given to downtown parking. One is led to conclude from the survey that 
the growth of the downtown area will continue and that it will maintain 


its present importance to the City. 


Opinions on public and government facilities generally reflect a fair 
level of satisfaction but with a few problems emerging. Both education 
facilities and City services were rated highly, public transportation as 
fair to good, but the condition of streets, sidewalks and lighting 
appeared to be considered unsatisfactory, Although on an area basis 
some satisfaction with existing open space and recreation facilities is 
evident there is also a demand for additional parks and playgrounds, 
especially in certain areas, as well as for improvements in the Thames 
River. While the survey reveals this fair level of satisfaction, it would 
appear that there is a demand for a higher level in some services and it 
must be borne in mind that with rising incomes and rising expectations, 


the demand for higher levels will increase, 


6. Present Planning Policies: 

The whole of the present City is covered by an official plan. This at the 
moment, is in three sections; that covering the old City, a second part 
embraces the annexed part of the Township of London and a recently 


completed third section covers the annexed part of the Township of 
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(8) 
Westminster. Although the planning policies vary somewhat in the three 
parts and the plan is presently being revised to consolidate the parts 
and bring them up to date, the developments proposed agree basically 
with those indicated in this report. No conflict between the two is in 


evidence, 
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(9) 
FUTURE GROWTH 
Li Population and Employment Forecasts: 


A number of population forecasts have been made previously for London in 
studies connected with water supply, urban renewal, the official plan and 
other development considerations. These were examined in relation to the 
present study but it was found that an additional forecast was desirable 
since recent data warranted this and also since the area of this study 


differed significantly from those used previously. 


Several projections of the population of Metropolitan London! were made 
based on its relation to the Province of Ontario as a whole, the percentage 
increases during this century, and trends in the natural increase and net 
migration rates. These resulted in a range of population for 1973 of between 
234,000 and 251,000; for 1983 of between 302,000 and 337,000; and for 
1993 of between 390,000 and 454,000. By considering an average of all 

the projections and by placing greater significance on those considered 
more reliable, the figures finally selected were on approximate population 
of 240,000 in 1973, 320,000 in 1983, and 420,000 in 1993. For the purposes 
of the Transportation Study it would be sufficiently accurate to accept a 
forecast of a city of a quarter of a million people for the first incremental 
year, of 300,000 for the second and 400,000 for the Horizon Year, The 
portion of this population that is expected to reside within the City bound- 


aries is about 90% 


The relation of employment to population in London has varied consider- 


ably. Figures available in the census since 1931 indicate a 


1 Metropolitan London is defined by the Dominion Bureau of Statistics as 
the City of London, the Township of London and the Township of Westminster. 


21/9/64, 


















ybuse alr to news ext eonka bein bas air? busemiess an ions % 


tavolver hoay seortt rent vitsoptiingte b 
ebsm ovew !mobrod neiioqodeM Jo notisluqog ei? io enoliootony f 
eatnieoteq ont » Slorive 6 26 oltetnO Yo epwivors orlt of nobislen peer 
ton bre eeéersat Iswien ent nt ebnent bas \yisiaes eldt prtwt ee ve 7 
wied to. Vel io noitsinqog to apne1 6 Oh betiuass esoiT - seotor a | 
101 bas 1000, TEE bas 000, S06 neewted Io e8er 1} 1000, ree ns 000, aa att 
lis to opstevs ns pnhiebianop YE .000, be) bas 000, oee roomed 2068 rm | : | 


me ne 
barebia noo weeds no eorsohimele 1etpem paiosiq yd bas. cnobocton eft 


edi .iseY nosholl ort 2} 000, GOD bas AOC: ont no 000,008 ‘ a | 


bnirod WHO orl? shal vbw obleu: ot batoore eb ei otteluges obit 36 # 


~yeblados boliey aan abet a nesatunee of , 
5 etsodoat [eh ont ewe at al 8 
?) 


AY Wp ; es ae 


MN a sri) hid | Cae 
€6 #olte liste 1 uses eolatvg af endish aio ae 1 a atiiogowteM 
taeap 20 aidnawal oe alt pian aia meee i pohee esa 









(10) 


range between 37.1% in 1941 and 45.3% in 1951. While no significant 
trend may be established from these figures it is known that employment 
is likely to decrease as a percentage of population rather than increase. 
Accordingly such a decrease has been forecast with an employment of 


128,000 (44%) in 1983 and 165,000 (42%) in 1993, 


2. Growth Patterns: 

While a continued growth in manufacturing is certainly to be expected 

for the London Area changing trends in the shape of the economy as a 
whole will have an important bearing on this and therefore on the location 
of jobs within the City. Since the end of World War II and particularly 
within the last ten to fifteen years, there has been a marked change in 

the composition of total employment. A change which sees a decline in 
the percentage employment in Manufacturing, a slight rise in Retail and 

a substantial rise in the Service sector. This trend is expected to 
continue and may even accelerate over the next ten to twenty years. In 
consequence, the location of jobs pathin a city such as London may also be 
expected to change with a smaller proportion to be found in industrial 
areas and a greater proportion in the Central Area and in the major commer- 
cial centres. Such changes may be even more noticeable in London which 
is already an important service centre and which may be expected to grow 
strongly in this sector. It should be noted that these remarks apply to 
proportions in the employment as a whole; in absolute figures all sections 


will grow but this growth will be much greater in service employment. 
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Residential growth and hence the location of population is expected to 
follow vatterns generally established at present. Prevailing densities 
are likely to continue for some years and urban expansion will follow 

the concentric trend in evidence in past growth. New subdivisions will 
be developed adjacent to previous ones without leaving major un- 
developed areas between. Apart from the special case of Ottawa, there 
is as yet little evidence in Ontario for the development of satellite towns 
and enclosing greenbelts. Furthermore, any increase towards lower 
densities through extensive developments with septic tanks is also 


believed unlikely. 


Recent problems of water supply and pollution in various parts of the 
province together with increasing governmental pressure indicate that all 
future urban expansion will require municipal water and sewage disposal 
services. While individual plants for purifying and recirculating 
domestic water in each home are now a possibility, their widespread use 
cannot yet be predicted. It is therefore, assumed that urban growth will 
be largely by accretion to the existing city and that it will be on water 


mains and sewers complete with full municipal treatment. 


3, Requirements for Land: 
The total area of the present City is approximately 38,000 acres, of this 
some 16,000 acres is vacant usable land that is available for neighbour- 


hood residential development! . At the assumed density of approximately 


1 phase II Report on Land Use and Planning Aspects, Page 1 
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(12) 
eleven persons per acre, this land will theoretically contain about 
180,000 persons. The present population is about 170,000, therefore, 
the total population that may theoretically be accommodated in the City 
is 350,000. From the population projection the City may be expected to 


outgrow its present boundaries sometime between 1983 and 1993. 


The development of any area seldom proceeds in a systematic fashion. 
It occurs discontinuously, leaving vacant parcels that come to be 
developed later. Moreover in London trends in development have been 
towards larger operations by fewer developers who require larger tracts 
of land. The results of these are that pressures to develop outside the 
present City boundaries will appear considerably in advance of the time 
that the City itself is theoretically filled with people. The possibility 
that this pressure could be experienced as early as the 1970's must be 


entertained, 


The growth of the Central Business Area presents a different problem in 
as much as there is no vacant land for it to expand into. Expansion may 
- occur by redevelopment along its fringe but this is limited by the 
industrial area and railroad to the south and by the river to the west. 
Some expansion may be expected north and east, but substantially itis 
expected to occur by consolidation and vertical growth of buildings. 
Residential population is expected to diminish while employment 
densities will increase significantly. The retail core is expected to 


remain in its present location without great expansion but there will be 
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a considerable growth of office buildings all through the Central Area. 
Expansion of offices and the service function generally may be expected 

in the fringe area of the Central Business District, Partly in new buildings 
through redevelopment and partly through the conversion to offices or 
institutional use of many existing and fine old residences. Increased 
residential densities may accompany this change since even though houses 
are disappearing, apartments will also be built which will probably lead to 


a net gain in population in this area, 


Many cities in North America have experienced a relative decline in the 
Central Business District over the past ten or fifteen years, losing out to 
the attraction of modern suburban shopping centres. This possibility was 
considered for London but the results of the Community Attitude Study 
indicated a significant preference for shopping in the downtown area as 
well as a feeling that it was presently a lively and vital area. On this 
basis it was concluded that the downtown area could continue to prove 
attractive provided that City policies were directed to increasing its 
accessibility, encouraging its growth and making it a more attractive 


place in which to work and shop, 
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FUTURE ALTERNATIVE AREAS _ 

1, Phesing and Services: _ 

From the planning studies that we ourselves have made for the London 
Area and from the report by MacLaren Associates on sewage and drainage 
works for the area annexed to the City in 1961 we have concluded that the 
major factor in considering expansion beyond the present City boundaries 
will be the provision of new sanitary trunk sewers and new storm drainage 
facilities, Accordingly, the approach to future urban expansion is to de- 
limit areas outside the present boundaries on the basis of sewer water- 
sheds. Each of these watersheds is then examined from the point of view 
of relative costs in providing trunk sewers, taking into account both the 
present situation and committmemts made for the near future. Areas that 
are found fendible for development are considered in more detail and the 
sequence of development by area is outlined. The areas referred to are 


portrayed on Plate No. 3. 


26 Possible Servicing Areas: 

Area No. 1, Lower Stoney Creek Watershed 
Expansion of the Adelaide Street Sewage Treatment Plant enables the 
Stoney Creek Trunk Sewer to be extended north as far as Fanshaw Road. 
This trunk is sized to accommodate the watershed of this creek up as far 
as the study area boundary and opens a significant area for development 
along the north boundary of the City west from the Fanshaw Conservation 


Area across to Richmond Street. Commitments on this trunk sewer indicate 
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(15) 
the whole of this area will be developed during the period covered by this 
study. 

Area No. 2, Upper Stoney Creek Watershed. 

Although beyond the reach of any contemplated servicing and beyond the 
considerations of the MacLaren report, this area has been included here as it 
might eventually form a logical extension of the previous one. Servicing would 
undoubtedly be by the enlargement of the system developed for the lower part of 
the creek, The construction of a new expressway north of the City in the distant 
future will eventually serve as a magnet for development to the north. 

Area No. 3, Thames River and Waubano Creek Area 
Enlargement of the Pottersburg Creek Sewage Treatment Plant would enable trunk” 
sanitary sewers to service the area north from Porldview Road as far as Dundas 
Street and almost to the study area boundary. Storm drainage would be easily 
provided in this area via the Waubano Creek and the South Branch of the Thames 
River without major creek improvements. Estimates indicate that the cost per 
acre of trunk sewers are lower in the Waubano watershed than in the areas in 
the Dingman watershed. 

Area No. 4, East Part Cingman Creek Watershed. 

The development of this area would be dependent upon the provision of a trunk 
sanitary sewer along the valley of the Dingman Creek easterly from the 


pumping station to be built near Highway 401. Since this area lies 
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beyond both areas 5 and 7 its development should logically follow these 
areas. Any other arrangement would prove unreasonably expensive. 


Development is therefore considered remote for the purpose of this study. 


Area No. 5, Central Part Dingman Creek Watershed 
Construction of the Dingman Pumping Station near Highway 401 with a 
trunk force-main north to the West End Sewage Treatment Plant will not 
only facilitate the servicing of a substantial area within the city boundaries, 
but also enable servicing of some 2,000 acres along the Dingman Creek 
following the construction of the Dingman Trunk Sewer, The commitments 
made on this pumping station suggest that this area will develop within the 
period of the study, probably before 1983, The likelihood of this is 
increased by the ease of storm drainage for a limited area via the Dingman 


Creek, 


Area No. 6, West Part Dingman Greek: Waterstied 
Lying northwest of the Dingman Pumping Station the development of this 
area may be considered a feasibility. Drainage is south to the creek and 
the MacLaren report envisaged either a further pumping station or a treat- 
ment plant at Bostick Road located at the end of an extended Dingman Creek 
trunk sewer. However, the costs involved in this extension, pumping 
station and forcemains, are considerable (it is understood that a plant is 
not now considered desirable). The development of this area would require 
major improvements of the Dingman Creek for storm drainage to a point 


below Lambeth. 
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; (17) 
Area No. 7, South Part Dingman Creek Watershed 

Although beyond the boundaries of the study this area has been included in 
our considerations since it logically falls within the Dingman Creek Water- 
shed, It was not considered in the MacLaren report but the possibility of 
a twin sanitary trunk sewer leading to an enlarged pumping station at 
Highway 401 might be entertained at some future date since its 
economics may be very reasonable. For present considerations however, 
this area would not appear feasible for development until after the end of 


the century. 


Area No. 8, Medway River Watershed 
The watershed of the ijiedway may be served by trunk sanitary sewers 
connecting to the Adelaide Streei treatment plant. However, development 
here appears unlikely. The watershed is long and narrow requiring ribbon~ 
like development that would prove very expensive to service. Moreover, 
the land is held in large estates, one owned by the University, while a 


large section lies north of the Sunningdale Golf Course and suffers from 


poor connections to the south and east. 


Area No. 9, The Hyde Park Area 
servicing of this area is considered feasible in the MacLaren report by 
connection to the Oxford Street Sewage Treatment Plant. However, the 
land is rough to develop economically and is considered too expensive to 
service in the foreseeable future. The area is also cut by two rail lines 
and poorly serviced by roads so that development pressures are considered 


remote. 
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\ (18) 
3. Development Areas and Alternatives: 
The preliminary considerations above indicated that Areas 2, 4, 7, 8 and 
9 should not be considered farther as they were too expensive and too 
remote for development during the period covered by the transportation 
study. Of the remaining areas, which we refer to as Development Areas, 
the Lower Stoney Creek Watershed, No. 1, and the Central Dingman Creek 
area No. 5 are associated with commitments which indicate that they should 
be developed first when the pressure dictates expansion outside the present 
City boundaries, while the Thames River-Waubano Creek Area, No. 3, and 
the West Dingman Creek Area, No. 6, may be serviced and developed 


following these other areas, 


that the growth of the City may theoretically be contained 


It is evident 
within the present boundaries until sometime in the 1980's although 
pressure to go beyond this limit will be felt before. Development of 
Areas 1 and 5 should be contemplated for expansion after 1980 and up to 
the end of the century. However, for the purposes of the transportation 
study it is also necessary to foresee the direction of growth towards the 
end of the century since pressures for this will also appear before that 
time. In this there lies a choice between Areas 3 and 6 since to consider 


both would involve development that goes too far beyond the end of the 


study period. 


Tre port on Land Use and Planning Aspects, Phase II, page 12. 
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(19) 
Discussing in a little more detail the development potentials of each of 
these areas ,the Stoney Creek Watershed is a logical extension of an area 
that is now developing in the northeast part of the City. The topography 
here is pleasant and rolling with the advantage of proximity to the Fanshaw 
Conservation Area on its eastern boundary. The organization of residential 
development into neighbourhoods and communities presents no problems and 
access to potential employment areas appears reasonable, particularly with 
the construction of east end arterial links between Highway 22 and Highway 401. 
It is expected that some time in the distant future, a major expressway will 
cross north of the City to link a highway to Samia (402) with Highways 
401 and 403. Industrial development along this highway may be expected 
after it is completed. The Central Dingman Creek area forms the first stage 
in the larger development of the whole area lying to the south of the City. 
While this is yet very remote, it is necessary to consider the area briefly 
since once development is begun the broad pattern needs to be seen as a whole 
to ensure the satisfactory use of land. With an increasing demand for open 
space and generally higher amenities for living, the ridge of land south of 
Commissioners Road lends itself to preservation as a belt of open space 
and this, together with the valley of the Dingman Creek, could provide a 
very desirable residential and recreational area for the whole of this south 
section of the City. The location of employment may be found increasingly 
along Highway 401 and in the central part of the City so that communications 
generally from this area to these locations will have to be expanded 
considerably. 
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(20) 


The Waubano-Thames River area contains pleasant rolling land again 

with an attractive potential recreation area along the valley of the Thames 
Employment locations imply ‘similar considerations to the south east of 
the City as they do for the south itself since the distance from here to 
Highway 401 is not much greater. Moreover, the eventual development 

of the expressway across north of the City will mean connections to 401 
that will pass close by. The West Dingman Creek area forms part of the 
southern extension of the City generally referred to above. It might form 
the second pnase following development of Area No. 5 and preceding Areas 
4 and 7. Apart from those already mentioned, no additional planning 


questions arise in connection with this area. 
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(21) 
Accepting the development of the Stoney Creek Watershed and the Central 
Dingman Creek area as following that of the present City and representing 
the first phases of expansion beyond the limits, the choice outlined in 
this report is in the next phase of expansion. Whether it should be a 
continuation of the southerly trend with development of the West Dingman 
Creek crea or whether it should be southeasterly into the Thames River- 


Waubano Creek area, 


In considering the merits of these two areas neither exhibits any serious 
drawbacks from a living point of view. Both contain suitably pleasant 
topography and both are located within reasonable distance of the major 
areas for jobs. The costs for developing trunk sanitary sewers reveal 
some advantages for the Thames-Waubano area (No. 3). This area may 

be readily serviced by a trunk sewer to connect to the Pottersburg Creek 
Treatment Plant. Extension of this plant would also be necessary but the 
overall costs involved would be reasonable in relation to the area served. 
On the other hand, the West Dingman Creek area (No. 6), presents 
problems of servicing. The MacLaren report proposed either a treatment 
plant or pumping station on the Dingman Creek at Bostick Road. For the 
treatment plant difficulties may be encountered over additional effluent 
into the creek and it is understood that this alternative is not now 
considered desirable, while the pumping station would entail an expensive 
forcemain northwards. In either event costs would be substantially ee 


for this development than for the Thames-Waubano area, 
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(22) 
When these areas are compared from a transportation aspect, the choice 
appears determined. The two areas were tested by the traffic consultants 
according io the traffic potentials anticipated for 1993, The results of 
this testing showed that the trips generated in Area No. 3 could be 
accommodated on the existing streets together with the introduction of new 
arterials through presently vacant areas. On the other hand, serious 
problems may be expected from Area No. 6. Potential Traffic volumes on 
Wharncliffe Road and on Vellington Road could exceed 70,000 vehicles 
per day in 1993 in any event and the addition of traffic from this area 
would mean an increase of up to 10%. Since neither Wharncliffe Road nor 
Wellington Road can be widened sufficiently to accommodate this 
potential traffic, and since the opportunity to develop additional major 
arterials in this corridor is remote, particularly where they would converge 
on the Central Business District, the difficulties of developing this area 
are serious indeed, On these bases, the consultants recommend develop- 
ment be envisaged for the Thames River and Waubano Creek Area (Area No, 


3) for the purposes of the transportation study. 


It is therefore recommended that the Future Land Use based on 
growth in the Stoney Creek Watershed, the Central part of the Dingman 
Creek Watershed and the Thames River and Waubano Creek area, be 


adopted. Thisis shown on Plate 4, 
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